
P.O. Box 690. Jefferson City, Mo. 65102-0690

In re: )
Examination No. 0612-67-PAC

Lawyers Title Insurance Corporation )
(NAIC #50024) )

ORDER OF DIRECTOR

NOW, on this /ay 0fq42OlO, Director John M. Huff, after consideration

and review of the market conduct examination report of Lawyers Title Insurance Corporation,

(NAIC #50024), (hereafter referred to as “Lawyers”) report numbered 0612-67-PAC. prepared

and submitted by the Division of Insurance Market Regulation pursuant to §374.205.3(3)(a).

RSMo. and the Stipulation of Settlement and Voluntary Forfeiture (“Stipulation”) does hereby

adopt such report as filed. After consideration and review of the Stipulation, report. relevant

workpapers, and any written submissions or rebuttals, the findings and conclusions of such

report is deemed to be the Directofs findings and conclusions accompanying this order pursuant

to §374.205.3(4). RSMo,

This order, issued pursuant to §374.205.3(4) and 374.280, RSMo and §374.046.15. RSMo

(Supp. 2008), is in the public interest.

IT IS THEREFORE ORDERED that Lawyers and the Division of Insurance Market

Regulation have agreed to the Stipulation and the Director does hereby approve and agree to the

Stipulation.

DEPARTMENT OF INSURANCE, FINANCIAL
INSTITUTIONS AND PROFESSIONAL REGISTRATION

1



IT IS FURTHER ORDERED that Lawyers shall not engage in any of the violations of la’.s

and regulations set forth in the Stipulation and shall implement procedures to place Lawyers in

full compliance with thc requirements in the Stipulation and the statutes and regulations of the

State of Missouri and to maintain those corrective actions at all times.

IT IS FURTI IER ORDERED that Lawyers shall pay, and the Department of Insurance.

Financial Institutions and Professional Registration, State of Missouri. shall accept. the

Voluntary Forfeiture of $190.000.0O. payable to the \4issouri State School Fund in accordance

with §374.280. RSMo.

IT IS SO ORDERED.

IN WII’NESS WFIEREOF, I have hereunto set my hand and affixed the seal of my office
in Jefferson City, Missouri, this /51 day of EEØRk4A I ,20l0.

Director
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P.O. Box 690, Jefferson City. Mo. 65102-0690

10: Office of the President
Lawyers Title Insurance Corporation
601 Riverside Ave.
Jacksonville, FL 32204

RE: Missouri Market Conduct Examination #0612-67-PAC
Lawyers Title Insurance Corporation (NAIC #50024)

STIPULATION OF SETTLEMENT AND
VOLUNTARY FORFEITURE

It is hereby stipulated and agreed by John M. HuIT Director of the Missouri Department of

Insurance. Financial Institutions and Professional Registration. hereinafter referred to as “Director,”

and Lawyers Jitle Insurance Corporation. (hereafter referred to as Respondent•). as follows:

WHEREAS. John M. Huff is the Directorofthe Missouri Department of Insurance. Financial

Institutions and Professional Registration (hereafter refcrred to as “the Department”), an agency of

the State of Missouri. crealed and established for administering and enforcing all laws in relation to

insurance companies doing business in the State in Missouri; and

WHEREAS. Respondent has been granted certificate(s) of authority to transact the business

of insurance in the State of Missouri; and

WHEREAS. the Director conducted a Market Conduct Examination of Respondent and

prepared report number 061 2-67-PAC based on the laws and regulations of the State of Missouri in

effect at the time of the examinatioit and

WHEREAS, Missouri law requires the following:

MDCCCfl

DEPARTMENT OF INSURANCE, FINANCIAL
INSTITUTIONS ANIJ PROFESSIONAL REGISTRATION
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1. A title insurance company is required to maintain its files in such a way that the files
include adequate information to determine the identity of the agent who performed the work of a title
agent as required by §*375.012.1(12), 375.022, and 375,041.1, RSMo, 20 CSR 300-2.200(2) (as
amended 20 CSR 100-8.040, eff 7/30/08).

2. All agencies and agents issuing policies of title insurance arc required to have a
current Missouri agency and/or producer’s license respectively as required by §375.0l4.1 and
381.031.17, .18, and .19. RSMo. 20 CSR 700-1.010(3)(B). and 20 CSR 700-1.020(1).

3. Title insurance agents are not permitted to use policy and commitment forms which
include or exclude language not previously filed with the Department as required by §381 .071.1(2),
381.085.3. and 381.211, RSMo, and 20 CSR 500-7.100(3)(A).

4. Security instruments are required to be flied for record within three (3) business days
after the closing of the transaction as required by §381.412.1, RSMo.

5. Title insurance companies. title insurance agencies or title insurance agents may only
use risk rates in conformity with risk rates filed with the Department as required by §381.181,
RSMo, 20 CSR 500-7.lOO(1)(D), (2), and (3)(B).

6. Title insurance companies, title insurance agencies or title insurance agents are
required to document or maintain their records in such a manner that the total amount charged on
policies could reasonably be ascertained as required by §381.031.4 and .14, RSMo. 20 CSR 500-
7.l00(3)(B). and 20 CSR 300-2.200(2) (as amended 20 CSR 100-8.040, eff 7/30/08)

7. Title insurance companies, title insurance agencies or title insurance agents, when
conducting a real estate settlement, may only charge the actual cost ofrecordation to the buyer and/or
borrower as required by the Real Estate Settlement Procedures Act of 1974 (RESPA). §8(b), 12
USCA §2607(a-b). 24 CFR §3500.14. and §59.3 10, RSMo.

8. Title insurance companies, title insurance agencies or title insurance agents are
required to obtain a title search from a licensed title plant, or to obtain and maintain sufficient
documentation establishing a basis to use an alternate title examination as required by §381.071,
RSMo, and 20 CSR 500-7200.

9. A title insurance policy may only be issued upon a determination of insurability of
title in accordance with sound underwriting practices and which are properly documented, as
required by §381.071, RSMo, 20 CSR 500-7.200, and 20 CSR 300-2,200(2) (as amended 20 CSR
100-8.040, elI. 7/30/08).

IC. Title insurance companies. title insurance agencies or title insurance agents who
conduct closings may not charge fees in excess of the actual amount charged as required by
§486.350.1. RSMo, and RESPA. §8(b); 12 USCA §2607(a-b) and 24 CFR §3500.14.11. A title
insurance policy may not be misleading as to the benefIts. eoverages. and other provisions of the
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policy as required by §375.1007(1), 381.071.1(2), RSMo, and 20 CSR 100-1.020(1).

12. Agents of title insurance companies are required to properly disclose or document an
affiliated business arrangement, as required by §381.029, RSMo (Supp. 2009).

13. When conducting a real estate settlement, title insurance companies, title insurance
agencies or title insurance agents who are not attorneys may not charge document preparation fees, in
accordance with §486.350.1. RSMo.

14. When conducting a real estate settlement, title insurance companies, title insurance
agencies or title insurance agents may not charge excessive notary fees, and expenses of the parties
on a settlement statement as required by §375.J44, 381,071.1(2), and 486.350.1, RSMo, and
RESPA, §8(b); 12 USCA §2607(a-b) and 24 CFR §3500.14.

15, Title insurance companies, title insurance agencies or title insurance agents are
required to maintain documentation that allows the examiners to detenriine the date policies were
issued, the risk rate for the policies, and whether an examination of title was actually performed as
required thereby violating §374.205(2)2. 381.071.3. RSMo, and 20 CSR 300-2.200(2) (as amended
20 CSR 100-8.040. eff. 7/30/08).

16. A title insurance company is requ red to achowledgc receipt of certain claims within
10 working days of their receipt as required by §375.1007(3), RSMo. 20 CSR 100-1 .010(1)(G) and
20 CSR 100-1.030(1).

17. A title insurancc company is required to maintain its books, records, documents, and
other business records and to provide relevant materials, files, and documentation in such a way to
allow the examiners to sufficicntly ascertain the rating and underwriting and claims handling and
payment, complaint handling. termination, and marketing practices of the company as required by
§374.205.2(2), RSMo. and 20 CSR 300-2.2000) and (3) (as amended, 20 CSR 100-8.040. elY
7/30/08),

18. A title insurance company is required to timely provide examiners with requested files
and respond to criticisms and formal requests of the examiners as required by §374.205.2(2), RSMo.
and 20 CSR 300-2.200(6) (as amended 20 C’SR 100-8.040. eff. 7130/08)

WHEREAS. the Director alleges that Respondent andor its agents have committed violations

of the foregoing statutes as set forth in the Report of Examination:

NOW THEREFORE, it is stipulated and agreed as follows:

1. Respondcnt hereby admits and acknowledges that it has received proper notice of its

rights to appeal any order entered pursuant to §374.205, RSMo or other applicable law.

3



2. Respondent hereby waives all rights to appeal this stipulation and order and agrees

that this stipulation shall have the full force and effect of an order duly entered in accordance with

§374.205, RSMo or other applicable law.

3. The parties agree that neither this instrument nor the agreement, settlement and

compromise contemplated herein are to be deemed as an admission of any violations, fault, improper

conduct or negligence on the part of the Respondent. Without limiting the generality of the

foregoing, compliance with this stipulation shall not (i) be interpreted to settle any question of law

(ii) constitute an admission by the Respondent that any violation of law or regulation of the State

occurred, or (iii) impair the validity of the Respondent’s existing contracts with its agents in the

State.

4. With respect to alleged errors within the Respondent’s legal obligations, which

specifically constitute the Company’s obligation to maintain an accurate register of appointed

agencies, the use of filed and approved forms by agents of the Company, the calculation of premium

charges according to the filed and approved rates of the Company, and the obligation to comply with

the claims handling proccdurcs established by Missouri law. Respondent agrees to take corrective

action to reasonably assure that these alleged errors appearing the market conduct examination report

do not exceed the tolerance levels where applicable often pcrccnt (10%) for non-claims related items

and seven percent (7%) for claims related items as established by the NAIC Market Regulation

Handbook.

5. With respect to the errors within an agency’s or agent’s legal obligations, Respondent

agrees to provide written notice to its agencies and agents who are not affiliated with any agency of

their obligations as licensed producers to comply with all applicable laws and regulations of the State

of Missouri and the Department of Insurance, Financial Institutions and Profcssional Registration

particularly with regard to their obligations under the Title Insurance Act and the statutes and

regulations cited in the report.

6. With respect to the Commercial and Residential Policy files containing alleged

incorrect risk rates and other charges listed specifically in the market conduct examination report,

Respondent agrees to review those files and to require its agencies and agents who are not affiliated

with any agency responsible for the overcharge to make such refund as may be appropriate to the

consumer. A letter shall be included with the refund payments by Respondent or its agencies and
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agents who are not affiliated with any agency indicating that “as a result of a Missouri Market

Conduct examination,’ it was found that a refund was owed on the policy. As set forth in paragraph

7, the Company will provide a report establishing that such payments have been made. It is

understood and agreed that in those instances where an agency or agent is out of business or fails or

refuses to make the refund required by this paragraph, the Respondent shall make the payment

without such payment constituting an admission of liability for such overcharge and Respondent

shall have the right to seek indemnification from the agent or agency. It is further understood and

agreed that where the premium charged to the consumer does not exceed the amount of premium

permitted under the applicable filed rate, no refund shall be due to the consumer even if there was a

failure to correctly compute the risk rate.

7. The parties agree that the Respondent shall provide a written report to the Department

on or before June 30, 2010, which will set forth the remedial actions it has taken to comply with the

terms of this stipulation including, by way of example, a report of refunds made to consumers and

bulletins issued to agencies and agents addressing duties and obligations required by Missouri law.

8. After receiving the report required by paragraph 7 the Department, in its discretion,

between July 1,2010, and July 1,2011, may initiate such investigation or examination as may be

appropriate to determine whether and to what extent the Respondent has complied with the terms of

this stipulation. While Respondent agrees that such investigation or examination may be initiated,

Respondent waives the right to contest the cause for the warrant but does not waive the provisions

set forth in 20 CSR 100-8 or chapters 374 or 536, RSMo. Any penalties for violations attributable to

the Respondent’s failure to make restitution shall be subject to §374,049.7, RSMo. Any such

investigation or examination shall be done consistent with the procedures, guidelines and standards

established by the NAIC Market Regulation Handbook.

9. If the Department does not initiate any investigation or examination as set forth in

paragraph 8 of this stipulation on or before July 1, 2011, the Department will not conduct an

examination or investigation that reviews conduct that was the subject of this Examination Report,

#06I2-67-PAC.

10. This Stipulation of Settlement and Voluntary Forfeiture is a compromise of disputed

factual and legal allegations, and that payment of a forfeiture is merely to resolve the disputes and

avoid litigation without conceding that the agreements, settlement and compromise contemplated
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herein settle any question of fact or law asserted by either party.

11. Respondent agrees to the imposition of the ORDER of the Director consistent with

the terms of this stipulation and further agrees, voluntarily and knowingly to surrender and forfeit the

sum of$l90,000.OO.

NOW, THEREFORE, in lieu of the institution by the Dircetor of any other against

Respondent with respect to Respondent’s authority to transact the business of insurance in the State

of Missouri or the imposition of other sanctions. Respondent does hereby voluntarily and knowingly

waive all rights to any hearing, does consent to an ORDER of the Director and does surrender and

forfeit the sum ofSl9O.000.OO. such sum payable to the Missouri State School Fund, in accordance

with 374.28O. RSMo.

DATED: 7 Jo, V

___

7 Vice PA4dent and Regulato Counsel
Law3ters Title Insurance Corporation

,c&lcir/ X/:c-L.
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FOREWORD

This market conduct examination report of the Lawyers Title Insurance Corporation “LTIC” is,
overall, a report by exception. Examiners cite errors the company made; however, failure to
comment on specific files, products, or procedures does not constitute approval by the Missouri
Department of insurance, Financial Institutions, and Professional Registration.

Examiners use the following in this report:

Company” and “LTIC” to refer to Lawyers Title Insurance Corporation;

“DIFP” and “Department” to refer to the Department of Insurance, Financial
Institutions and Professional Registration;

“NAIC” to refer to the National Association of Insurance Commissioners;

“RSMo” to refer to the Revised Statutes of Missouri; and

“CSR” to refer to the Code of State Regulations.
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SCOPE OF EXAMINATION

The DIFP has authority to conduct this examination pursuant to, but not limited to, Sections 374.110,
374.190, 374.205, 375.445, 375,938, and 375.1009, RSMo, and Chapter 381, RSMo. In addition,
Section 447.572, RSMo, grants authority to the DIFP to determine compliance with the Uniform
Disposition of Unclaimed Property Act, Section 447.500 et seq. RSMo.

The purpose of this examination is to determine if LTIC complied with Missouri statutes and DIFP
regulations and to consider whether Company operations are consistent with the public interest. The
primary period covered by this review is July 1, 2005, through June 30, 2006; however, examiners
include all discovered errors in this report.

This report focuses on general business practices of LTIC. The DIFP has adopted the NAIC
published error tolerance rate guidelines. Examiners apply a 10 percent (10%) error tolerance
criterion to underwriting and rating practices and a seven percent (7%) tolerance criterion to claims
handling practices. Error rates greater than the tolerance suggest a general business practice.

The examination included, but was not limited to, a review of the Company’s Sales and Marketing,
Underwriting and Rating. Claims Practices, Consumer Complaints, and Unclaimed Property.

LTIC was incorporated in Virginia in 1992. LTIC is a part of Land America Financial Group. Inc.,
(“LandAmerica”). a Virginia Corporation. As part of LandAmerica. LTIC is engaged in a host of
inter-company agreements with other members of the holding company system. LTIC’s two largest
affiliated title insurers are Transnation Title Insurance Company and Commonwealth Land Title
Insurance Company. LTIC and these other two companies re-domesticated to Nebraska in the
summer of 2006.

LTIC provides products and services to facilitate the purchase, sale, transfer and financing of
residential and commercial real estate. Such products include title insurance, title search and
examination, and escrow and closing functions.

LTIC has its statutory home office and its main administrative office at 5600 Cox Road. Glen Allen,
VA. The Company’s complaint files were reviewed at the DIFP office in St. Louis, MO. LTIC
maintains a claims office in Dallas. TX. The large claims were reviewed at the Dallas. TX office.
The claims and a portion of the underwriting files were reviewed in the St. Louis office on Walton
Road. The examiners reviewed a portion of the agent underwriting files at the agent offices
throughout the state.

The Company is licensed by the DIFP under Chapter 381, RSMo, to write title insurance as set forth
in its Certificate of Authority.
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EXECUTIVE SUMMARY

The examination found the following areas of concern:

The examiners could not determine the agent who prepared the commitments in many of the direct
underwriting files reviewed,

OneStop, a direct operation office, is not licensed as an agency in Missouri, and had two unlicensed
agencies acting as agents for the Company.

The Company employed someone without a title insurance license.

The Company and its agents use forms that are not filed with the DIFP.

The Company and its agents fail to record sccurity instruments for transactions where they act as
closing agents within three business days.

The Company and its agents use rates that are different from those rates filed with the DIFP.

The Company and its agents charged notary fees greater than the fee set by statute.

The Company and its agents charged recording fees greater than the actual cost to record the
documents.

The Company and its agents failed to conduct adequate title searches.
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EXAMINATION FINDINGS

I. Sales and Marketing

A. Licensing of agents and agencies

In 91 of the 94 direct underwriting files reviewed, the examiners could not determine the agent who
prepared the commitment, conducted the escrow transaction or othenvise negotiated the price or the
terms of the policy of title insurance.

Reference: Sections 3750121(12) and 375.04?.!, RSMo, and DIFP Bulletin 06-05

The direct operation office, OneStop, is located in Pennsylvania and does not have a Missouri agency
license. The following unlicensed agencies are providing title searches to OneStop, who is acting as
an agent for LTIC.

Reference: Section 381.071, RSMo, and 20 CSR 500-7.200

S & L Title Search. Arkansas
Richter Abstracts, Inc, California

The following employee was involved in sales and marketing to national lenders who may or may
not have ordered title insurance on Missouri property. This employee is not licensed as a title
insurance agent with the DIFP.

Reference: Section 381.031.17. 18. 19, RSMo, 20 CSR 700-1.010(3)(B), and 20 CSR 700-1.020(1)

Jordana Parker

B. Marketing practices

The examiners noted no errors in this review.

II. Underwriting and Rating Practices

In this section of the report, the examiners report their findings of the Company’s title insurance
undenvriting and rating practices. These practices include the use of policy forms, adherence to
underwriting guidelines, and premiums charged. Because of the time and cost involved in reviewing
each policy file, the examiners use scientific sampling. The most appropriate statistic to measure the
company’s compliance is the percent of files in error. Errors can include, but are not limited to, any
miscalculation of the premium based on file information, failure to timely record a Deed of Trust,
and failure to otherwise obsen’e Missouri statutes or DIFP regulations.
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The examiners conducted three separate underwriting samples. The examiners’ samples include one
for Direct Operations, one for “Affiliated” Agents, and one for Independent Agents who sell policies
underwritten by LTIC.

A. Direct Operation

1. Forms and Filing

The examiners reviewed LTJC’s policy forms to detennine compliance with filing, approval and
content requirements. This hclps to assure that the contract language is not ambiguous and is
adequate to protect those insured,

The examiners found the following errors in their review of direct underwriting files.

The Company used commitment forms that are not the same as the commitment forms filed with the
Director. The forms used had standard exceptions that are not included in the filed commitment. In
addition, the filed fonn proposes to include standard exceptions only in an owner’s policy. The
limiting language is omitted form the form used.

The following commitment forms also contain the following exception: ‘Rights of dower,
homestead or other marital rights of the spouse, if any, of any individual insured.” Rights of dower
were outlawed in Missouri in 1956. Homestead should not be an issue in a properly underwritten
policy. Homestead rights are not a type of marital right. Marital rights are inchoate and should not be
an issue in properly underwritten title insurance polices. FurthenTlore, the insured, in each and all of
these policies, is an institutional lender that presumably has no spouse.

Reference: Section 381.211, RSMo, and 20 CSR 500-7.100(3)

File No, Policy No. Agent
10683415 10683415 Direct
10732204 10732204 ‘ Direct
1362060VT 1362060VT OneStop
1552146VT 1552146VT OneStop
1521326VT 1521326VT OneStop
1426160VT 1426160VT OneStop
1539478VT 1539478VT OneStop
1546919VT 1546919VT OneStop
1556062VT 1556062VT OneStop
1554259VT 1554259VT OneStop
1569301VT 1569301VT OneStop
1569688VT 1569688VT OneStop
1544899 VT 1544899 VT OneStop
1580133V1 1580133VT OneStop
1546897 VT 1546897 VT OneStop
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File No. Policy No. Agent
1555704VT 1555704VT OneStop
1561468VT 1561468VT OneStop
1565151VT 156515VT OneStop
1572289VT 1572289VT OneStop
1 575470VT I 575470VT OneStop
1577073 VT 1577073 VT OneStop
1527250VT 1527250VT OneStop
1534635VT 1534635VT OneStop
1691621VT 1691621VT OneStop
1704724VT 1704724VT OneSlop
1713941VT 1713941VT OneStop
1739207VT 1739207VT OneStop
1632557VT 1632557VT OneStop
1743231VT 1743231VT OneStop
1758343VT 1758343VT OneStop
1760611VT 1760611VT OneStop
1772160VT 1772160VT OneStop
1748878VT 1748878VT OneStop
1762308VT 1762308VT OneStop
1791884VT 1791884VT OneStop
1831048VT 1831048VT OneStop
1820438VT 1820438VT OneStop
1815561VT 1815561VT OneStop
1840630VT 1840630VT OneStop
1894500VT 1894500VT OneStop
1819543VT 1819543VT OneStop
1841653VT 1841653VT OneStop
1857833VT 1857833VT OneStop
1 864422VT 1 864422 VT OneStop
1882688VT 1882688VT OneStop
1 877907VT 1 877907 VT OneStop

• I 894500VT 1 894500 VT OneStop
1701812VT 1701812VT OneStop
1754528VT 1754528VT OneStop
1703619VT 1703619VT OneStop
1656316VT 1656316VT OneStop
1705387 VT 1705387 VT OneStop
1660384VT 1660384VT OneStop
1647161VT 1647161VT OneStop
1677876 VT 1677876 VT OneStop
1667962 VT 1667962 VT OneStop
1648341 VT 1648341VT OneStop
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File No. Policy No. Agent
1642963VT 1642963VT OneStop
1640998 VT 1640998VT OneStop
1637939VT 1637939VT OneStop
1635639VT 1635639VT OneStop
1626039VT 1626039VT OneStop
1610051VT 16100SIVT OneStop
1631250VT 1631250VT OneStop
1589243VT 1589243VT OneStop
I 594800VT I 594800VT OneStop
1616525VT 1616525VT OneStop
1589439VT 1589439VT OneStop
1581771VT 1581771VT OneStop
1581161 VT 1581I6IVT OneStop
1621495VT 1621495VT OneStop
1539478VT 1539478VT OneStop
1521326VT 1521326VT OneStop
1572463 VT 1572463 VT OneStop
1583548 VT 1583548 VT OneStop
1588862VT 1588862 VT OneStop
1606071VT 1606071VT OneStop
1585545 VT 1585545 VT OneStop

: 1595110VT 1595110VT OneStop

r 1637116VT 1637116VT
1654916VT 1654916VT OneStop

:
1676072VT 1676072VT OneStop
1675192VT 1675192VT OneStop
1689192VT 1689192VT OneStop
1646129VT 1646129VT OneStop
1667325VT 1667325VT OneStop
1712547VT 1712547VT OneStop
1653823VT 1653823VT OneStop
10722204 10722204 Direct
C0504157 C0504157 Direct

2. Underwriting and Rating General Handling

Field Size:
Sample Size:
Type of Sample:
Number of Errors:

Error Rate:
Within Dept. Guidelines:

1905
94
Random
83
88%
No
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The original sample included 100 files. Six files that were sampled were not Missouri property.
Those six files were subtracted from the field size, resulting in the sample size noted above.

NOTE: A star (*) after a policy number denotes the policy was cited earlier in the underwriting
studies for a different error, but was only counted once in the number of errors.

a. Failure to Timely Record

The agency acted as settlement agent and failed to record the security instrument for the following
transactions within three business days. In some cases the company failed to document the date the
security instrument was recorded, The company failed to maintain their records so that their business
practices could be easily ascertained by the examiners.

Reference: Section 381.412, RSMo, and 20 C’SR 300-2.200(2) (as amended 20 CSR 100-8.040,
eff 7/30/08)

Date of Date No, Bus. of
File No. Disbursement Recorded Days Agent
10683415 6/29/2005 9/27/2005 62 Direct
1864422 VT 5/22/2006 Unknown Unknown OneStop
1894500 VT 6/29/06 Unknown Unknown OneStop
1882688 VT 6/22/06 Unknown Unknown OneStop

• C0504l57 3/14/2006 3/31 /2006 13 Troy, MI
1841653VT 5/12/2006 Unknown Unknown OneStop
10732204 9/8/2005 10/28/2005 32 Richmond, VA
1552146VT 6/25/2005 Unknown Unknown OneStop
1556062VT 7/18/2005 Unknown Unknown OneStop
1362060\T 11/15/2004 11/29/2004 9 OneStop
1544899VT . 8/4/2005 8/24/2005 14 OneStop
1580133VT . 8/4/2005 Unknown Unknown OneStop
1565151VT 7/26/2005 9/8/2005 32 OneStop
1572289VT 7/26/2005 9/8/2005 32 OneStop
1575470VT , 7/26/2005 9/13/2005 35 OneStop
1577073VT , 7/26/2005 9/21/2005 41 OneStop
I 527250VT 8/2/2005 3./ 9/2005 5 OneStop
1717659 VT 11/29/2005 12/29/2005 22 OneStop
1743231VT 1/3/2006 Unknown Unknown OneStop
176061 IVT 1/24/2006 Unknown Unknown OneStop
1772160VT 1/25/2006 Unknown Unknown OneStop
1748878VT 2/17/2006 Unknown Unknown OneStop
1762308 VT 2/24/2006 Unknown Unknown OneStop
1831048 VT 4/5/2006 Unknown Unknown OneStop
1820438VT 4/10/2006 Unknown Unknown OneStop
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Date of Date No. Business
File No. Disbursement Recorded of Days Agent

1815561VT 4/21/2006 5/16/2006 17 OneStop

]819543VT 4/25/2006 Unknown Unknown OneStop
1857833VT 5/17/2006 Unknown Unknown OneStop

1554259VT 6/21/2005 Unknown Unknown OneStop
1 56930 IVT 7/1/2005 Unknown Unknown OneStop
1569688VT 7/18/2005 Unknown Unknown OneStop

1731686VT 12/12/2005 Unknown Unknown OneStop

1736341VT 12;12/2005 Unknown Unknown OneStop

1534635VT 8/10/2005 Unknown Unknown OneStop

1713941 VT 12/9/2005 Unknown Unknown OneStop

I 704724VT 1 1/30/2005 Unknown Unknown OneStop
1791884VT 3/24/06 5/30/06 46 OneStop

1754528 VT 2/6/2006 Unknown Unknown OneStop

1758343VT 1/23/2006 Unknown Unknown OneStop
10825623 3/14/2006 Unknown Unknown Direct

1703619VT 11/28/05 12/14/05 13 OneStop
1653823VT 9/30/05 11/3/05 23 OneStop

1712547VT 11/18/05 12/06/05 12 OneStop

1667325VT 10/17/05 11/1/05 10 OneStop
1646129VT 9/26/05 11/805 23 OneStop
1656316VT 11/1/05 12/12/05 26 OneStop
1705387VT 11/16/05 12/06/05 12 OneStop
1689192VT 11/7/05 12/7/05 20 OneStop

: 1675192VT 10/31/05 11/7/05 5 OneStop
1660384VT 9/30/05 11/28/05 19 OneStop

1647161 VT 10/26/05 11/4!05 7 OneStop

1677876VT 10/15/05 Not filed OneStop

1676072VT 10/12/05 10/20/05 6 OneStop
1667962VT 10/01/05 11/30/05 19 OneStop
1648341 VT 10/1/05 10/28/05 20 OneStop

1642963VT 10/1/05 11/8/05 21 OneStop
1640998VT 10/1/05 11/2/05 23 OneStop

1637939VT 10/1/05 11/29/05 41 OneStop

1635639VT 10/1/05 11/18/05 35 OneStop

1626039VT 10/1/05 12/02/05 43 OneStop

1654916VT 10/3/05 11/8/05 19 OneSlop
1610051VT 8/29.!05 9/21/05 21 OneStop

. 163 1250VT 9/26/05 11/08/05 29 OneStop

1 6371 16VT 9/14/05 11/30/05 53 OneStop
1589243VT 8/10/05 [ 9/21/05 39 OneStop
1594800VT 9/14/05 10/28/05 27 OneStop

11



Date of Date No. Business
File No, Disbursement Recorded of Days Agent
1616525VT 9/1/05 10/26/05 39 OneStop
1589439VT 9/1/05 9/29/05 20 OneStop
1572463 VT 8/5/05 11/17O5 44 OneStop
1583548 VT 8/4/05 8/25’05 15 OneStop
1588862VT 8/8/05 9/15”05 27 OneStop
1581771VT 8/15/05 8/31/05 12 OneStop
1606071VT 8/22/05 10/6/05 13 OneStop
1581161VT 8/30/05 11,22,F05 17 OneStop
1585545VT 8/31/05 9/20/05 13 OneStop
1621495 VT 8/30/05 9/27/05 20 OneStop
15951 IOVI 8/31/05 10/4/05 22 OneStop
I 539478VT 7/1/05 8/29/05 52 OneStop
1521326VT 7/1/05 8/15/05 40 OneStop

b. Incorrect Risk Rate

The agent reported an incorrect risk rate on the policy in that the risk rate used was not the same
as that filed with the DIFP. In some cases the company failed to document the risk rate on the
policy. In those cases, company failed to maintain their records so that their business practices
could be easily ascertained by the examiners.

Reference: Section 381.181. RSMo, 20 CSR 500-7.100(3)(B), and 20 (‘SR 300-2.200(2) (as
amended 20 (‘SR 100-8.040, eff 7/30/08)

Amount Filed
listed on Risk

File No. Policy Policy Rate Agent
1552146VT* 1552146VT $450.10 $72.40 OneStop
1539478VT* 1539478VT $90.96 $151.04 OneStop
1546919VT 1546919VT $89.28 $148.17 OneStop
1544899VT* 1544899VT $350.00 $157.76 OneStop
1527250VT* 1527250VT $61.56 $125.00 OneStop
1534635VT* 1534635VT $32.88 $54.80 OneStop
1713941VT* 1713941VT $39.12 $64.56 OneStop
1736341VT* 73634lVT $96.00 $160.00 OneStop
1731686VT* 1731686\1T $74.16 $123.60 OneStop
1739207VT 1739207VT $26.40 $43.20 OneStop

, l758343VT’ 1758343VT $79.20 $132.00 OneStop
1760611VT* 1760611VT $44.88 $74.40 OneStop
1772160VT* 1772160VT $72.48 $99.80 OneStop
1762308VT* 1762308VT $28.80 $47.50 OneStop
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Amount Filed
listed on Risk

File No. Policy Policy Rate Agent
1791884VT* 1791884VT $205.20 $300.00 OneStop
1831048VT* 1831048VT $98.10 $163.50 OneStop
1820438VT* 1820438VT $59.88 $99.80 OneStop
1877907VT 1877907VT $38.64 $64.00 OneStop
1703619VT* 1703619VT $71.22 $119.26 OneStop
1656316VT* 1656316VT $350.00 $104.21 OneStop
1705387VT* 1705387VT $32.40 $53.92 OneStop
1660384VT* 1660384VT $528.50 $83.50 OneStop
1677876VT* 1677876VT $61.98 $103.30 OneStop
1667962VT* 1667962VT $350.00 $71.52 OneStop
1648341VT* 1648341VT $350.00 $59.92 OneStop
1642963VT* 1642963VT $350.00 $60.44 OneStop
1640998VT* I640998\’T $350.00 $157.00 OneStop
1637939VT* 1637939\’T $350.00 $96.51 OneStop
1635639 VT* 1635639VT $350.00 $35.00 OneStop
1626039VTt 1626039VT $350.00 S135,22 OneStop
1631250VT* 1631250VT $98.52 $163.85 OneStop
1616525VT* 1616525VT $350.00 $72.84 OneStop
1581771VT* 1581771VT $69.12 $119.20 OneStop
1621495VT* 162 1495 VT $33.84 $56.40 OneStop
10683415* 10683415 Not Direct

shown
10732204* 10732204 Not Direct

shown
10825623* 10825623 Not Direct

shown

c. Total Charges

No policy, standard form endorsement or simultaneous instrument which provides title insurance
coverage shall be issued unless it contains the total amount paid for the issuance of the policy and the
risk rate. Charges include but are not limited to fees for document preparation, fees for the handling
ofcscrows, settlements or closing. None of the policies listed below document or otherwise infonued
the examiner the total charged amount on the policy.

In some cases the company failed to document the total charges on the policy. In those cases, the
company tIilcd to maintain their records so that their business practices could be easily ascertained
by the examiners,
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Reference: Section 381.181, RSMo, Section 381.031 .4 & 14, RSMo, 20 CSR 500-7.1 00(3)(B), and
20 CSR 300-2.200(2) (as amended 20 CSR 100-8.040, eff. 7/30/08)

File No. Policy

Total
Charges on
Policy Agent

1552 l46\JT* 1552 146VT None Shown OneStop
1521 326 VT* 1521 326VT None Shown OneStop
1526160VT4 1526160VT None Shown OneStop
1539478 VT* 1539478 VT None Shown OneStop
1546919VT* 1546919VT None Shown OneStop
1 544899 VT* I 544899VT None Shown OneStop
1546897VP 1546897VT None Shown OneStop
1555704VT* 1555704VT None Shown OneStop
1561468VTt 1561468VT None Shown OneStop
1565151V1* 1565151VT None Shown OneStop
1572289VTt 1572289VT None Shown OneStop
1575470 VT* 1575470VT None Shown OneStop
1577073 VT* 1577073 VT None Shown OneStop
1527250VT* 1527250VT None Shown OneStop
1534635VT* 1534635VT None Shown OneStop
1691621VT* 1691621VT None Shown OneStop
1718659VT* 1718659VT None Shown OneStop
1713941VT* 1713941VT None Shown OneStop
1736341VT* 1736341VT None Shown OneStop
173 1686VT* 1731686VT None Shown OneStop
1739207VT* 1739207VT None Shown OneStop
1632557VT* 1632557VT None Shown OneStop
1743231VT 1743231VT None Shown OneStop
1758343 VT* 1758343 VT None Shown OneStop
176061 IVT* 176061 IVT None Shown OneStop
1772160VT* 1772160VT None Shown OneStop
1748878 VT* 1748878VT None Shown OneStop
1762308 VT* 1762308 VT None Shown OneStop
1791884VT* 1791884VT None Shown OneStop
1831048VT* 1831048VT None Shown OneStop
1820438VT* 1820438VT None Shown OneStop
1815561V1* 1815561VT None Shown OneStop
1 877907VT* 1 877907VT None Shown OneStop
1704724VT4 1704724VT None Shown OneStop
1554259VT* 1554259VT None Shown OneStop
1569301VT* 1569301VT None Shown OneStop
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Total
Charges on

File No. Policy Policy Agent
1569688VT4 1569688VT None Shown OneStop
1580133VT4 1580133VT None Shown OneStop
1819543VT4 1819543VT None Shown OneStop
1841653VT4 1841653VT None Shown OneStop
1857833VT4 1857833VT None Shown OneStop
1864422VT4 1864422 VT None Shown OneStop
1882688 VT4 1882688VT None Shown OneStop
1891289 VT 1891289VT None Shown OneStop
1 894500VT I 894500VT None Shown OneStop
1701812VT 1701812VT None Shown OneStop
17036 I9VT* 17036 19VT None Shown OneStop
165631 6VT4 165631 6VT None Shown OneStop
1705387VT* 1705387VT None Shown OneSlop
] 660384VT I 660384VT None Shown OneStop
1647161VT4 l647l6lVT None Shown OneStop
1677876 VT4 1677876VT None Shown OneStop
1667962 VT4 1667962VT None Shown OneStop
1648341 VT4 1648341VT None Shown OneStop
1642963 VT4 1642963 VT None Shown OneStop
1640998 VT4 1640998 VT None Shown OneStop
1637939VT4 1637939VT None Shown OneStop
1635639VT4 1635639VT None Shown OneStop
1626039VT4 1626039VT None Shown OneStop
1610051VT4 1610051VT None Shown OneStop
1631250VT4 1631250VT None Shown OneStop
I 589243VT4 I 589243VT None Shown OneStop
I 594800V14 I 594800VT None Shown OneStop
1616525 VT4 1616525VT None Shown OneStop
1589439VT4 1589439VT None Shown OneStop
1581771VT4 b81771VT None Shown OneStop
1581161VT4 1581161VT NoneShown OneStop
1621495 VT4 1621495 VT None Shown OneStop
1539478VT* 1539478 VT None Shown OneStop
1521326VT4 1521326VT None Shown OneStop
1572463 VT4 1572463 VT None Shown OneStop
1583548 VT4 1583548 VT None Shown OneStop
1588862VT4 1588862VT None Shown OneStop
1606071VT4 1606071VT None Shown OneStop
1585545 VT4 1585545 VT None Shown OneStop
1595110VT4 1595110VT None Shown OneStop
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Total
Charges on

File No. Policy Policy Agent
16371 I6VT* 16371 16VT None Shown OneStop
1654916VT* 1654916VT None Shown OneStop
1676072 VT* 1676072VT None Shown OneStop
1685299VT 1685299VT None Shown OneStop
1675 192 VT* 1675192 VT None Shown OneStop
1689192VT* 1689192VT None Shown OneStop
1646 129 VT* 1646129 VT None Shown OneStop

• 1667325VT’ 1667325 VT None Shown OneStop
1712547VT* 1712547VT None Shown OneStop
1653823VT* 1653823VT None Shown OneStop
10683415* 10683415 None Shown OneStop
1 0732204* 10732204 None Shown OneStop
10825632* 10825632 None Shown OneStop

d. Improper Fees

In the following files, the agent charged notary fees to the buyer in excess of the actual fee.

Reference: Section 486.350.1,
USCA sec. 2607(a-b); and 24

RSMo, Real Estate Settlement Procedures Act of 1974, Sec 8(b); 12
CFR see. 3500.14.

In the following files, the agent charged recording fees in excess of the actual amount of recording or
for documents they did not record.

Reference: Section 486.350.1, RSMo, Real Estate Settlement Procedures Act of 1974, Sec 8(b); 12
USCA scc. 2607(a-b); and 24 CFR sec. 3500.14.

Notarized
Signature
rnaintai ned

File No Charge in File Agent
1362060VT* $150.00 5 ($10.00) OneStop
1857833VT* $200.00 4 ($8.00) OneStop
1831048VT* $175.00 2 ($4.00) OneStop
1527250VT* $150.00 2($4.00) OneStop
15 83548 VTt S 125 .00 4(S8.00) OneStop
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Actual
Recording
Fee Paid by

File No Charge Agent Agent
1362060VT* $12500 $84.00 OneStop
1857833VT* $9000 0 OneStop
1772160VT* $120.00 $93.00 OneStop
176061 1 VT* $1 50.00 $90.00 OneStop

The following files contain commitments to insure which report a recorded second deed of trust. In
each case, the mortgage was not paid as part of the escrow transaction and there is no indication that
the second deed of trust was to be released. The company charged a “subordination fee” ofS 100.00
on the settlement state. However there has been no subordination recorded. The second deed oftrust
was not paid, not released and not subordinated, and it is not shown as an exception to title in the
loan policy. It is not sound underwriting to fail to report an exception for a known deed of trust that
was not paid, released, or subordinated to the insured deed of trust.

Reference: Section 381.071.1. RSMo

1 575470VT* OneStop
1555704VT* OneStop
1577073VT* OneStop

e. Plant Law

I

In the following files, the company obtained search information from a company called Armstrong
Document Retrieval in Prairie Village, Kansas. Armstrong Document Retrieval is not licensed by the
Director as a title agent. The company is required to obtain a search of title that is made from a
geographically indexed record encompassing all of the property located in the county where the land
is located. LandAmerica OneStop is reportedly a subsidiary’ of LandAmerica. Commonwealth Land
Title insurance Company is also a subsidiary of LandAmerica. Commonwealth has access to a
geographically indexed title plant encompassing all of the property located in Jackson County. The
company failed to obtain the search of title from a geographically indexed title plant that was
reasonably available for its use.

Reference: Section 381.071, RSMo, and 20 CSR 500-7.200

File No. Agent
170361 9VT* OneStop
1 660384 VT* OneStop
1631250VT* OneStop
1637939VT* OneStop
1606071 VT* OneStop

File No Agent
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File No. Agent
I 539478VT’ OneStop
15261 6OVT* OneStop
1554259VT* OneStop
1 894500 VT* OneStop
1 864422 VT* OneStop
176061 1VT* OneStop

Before a title policy can be written, the title insurer or its licensed agent must cause a search of the
title based upon evidence prepared from a current set of record maintained in order to show all
matters affecting the title to the property or interest which is to be insured. The set of records used in
the search of the title shall be indexed geographically and shall encompass all properties in the
county for which the set of records are maintained. If a geographically indexed set of records is in
existence for the county ala reasonable charge and is available in a reasonable time frame, the Agent
must use that index.

In the following files, the OneStop obtained search information from a company called SMS
Searches. Inc. in St. Louis, MO. SMS Searches, Inc. is licensed by the DIFF as a title agent. OneStop
is a direct operation of Commonwealth. Commonwealth has access to a geographically indexed title
plant encompassing all of the property located in St. Louis Count. The Company failed to obtain the
search of title from a geographically indexed title plant that was reasonably available for its use.

Reference: Section 381.071. RSMo, and 20 CSR 500-7.200

File No. Agent
1653823VT* OneStop
165631 6VT* OneStop
l705387VT* OneStop
1677876VT* OneStop
1 642963 VT* OneStop
l6371l6VT* OneStop
l616525VT* OneStop
1583548 VT* OneStop
1 819543 VT* OneStop
1815561VT* OneStop
1 575470 VT* OneStop
1577073 VT* OneStop
I56l468VT* OneStop
1544899 VT* OneStop
158IIÔIVT OneStop
l7l7659VT* OneStop
1 739207VT* OneStop
I 527250VT” OneStop
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File No. Agent
1585545 VT* OneStop
1595110VT OneStop
I 569688VT* OneStop
1 546897VT* OneStop
1791884VT* OneStop
1831048VT* OneStop

f. Title Search

The following files contain title searches which are inadequate. Sound underwriting requires
examination of title based up on evidence of title that a reasonable prudent person would depend
upon in conducting his own affairs. The title information in this file does not satis& the standard. In
some cases, the agent failed to use a geographically indexed plant. The company relied on property
reports provided by unlicensed agents. In some cases known mortgages were ignored, quit claim
deeds were used to establish title without hirther verification of title, and in some cases marital
interests were not adequately verified,

Reference: Section 381.071. RSMo, and 20 CRS 500-7.200

File No. . Agent
1713941 VT* OneStop
1 762308VT* OneStop
1758343 VT* OneStop
176061 1VT* OneStop
1 82043 8VT* OneStop

, 183 IO48VT* OneStop
‘ l841653VT’< OneStop

1717659VT* OneStop
. 1534635VT OneStop
: 1704724VT* OneStop

I 362060VT I OneStop

In the following files, the agent failed to document the title search. \‘hen using search information
not obtained from a geographic title plant. the examiner is required to make a written statement
verifying the method used in searching title for examination. The required written statement must
follow a specific format. The file contains no such statement of exception.

Reference: Section 38 1.071, RSMo, and 20 CRS 500-7.200

19



File No, Agent
1713941 VT4 OneStop
1 762308 VTt OneStop
1758343 VT4 OneStop
1820438VT4 OneStop
1 841 653 VT4 OneStop
1882688VT4 OneStop
1 877907 VT4 OneStop
1891 289VT4 OneStop
1 840630VT’’ OneStop
1857833VT4 OneStop
10732204* OneStop

. 1580133VT’ OneStop
1555704VT4 OneStop
1565151VT4 OneStop

, l572289VT OneStop
1546919VT4 OneStop
1521326VT4 OneStop
1552 146 VT4 OneStop
1 556062 VT4 OneStop
1632557VT4 OneStop
1 736341 VT* OneStop
1731686VT4 OneStop
1 754528VT4 OneStop
1 748878 VT* OneStop
1701812VT4 OneStop
l743231VTK OneStop

g. Unsound Underwriting

In the following file, the company had information indicating that title was previously encumbered
by a leasehold estate. The company did not obtain any information on the leasehold estate and did
not report the leasehold estate as an exception to the title. \•“hen issuing an owner’s policy of title
insurance, the company must report all known and recorded matters affecting title.

Reference: Section 381.071, RSMo

File No I Agent
l0825623 Direct

In the following file, the company obtained a search showing two open mortgages, a recent decree of
dissolution of marriage. and the copy of the related property settlement. The company reported the
open mortgages as liens in the commitment to insure, The file contains no indication that the earlier
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mortgagesweresatisfiedor released,althoughthey arenot reportedas encumbrancesin the policy
issued5/1 0/2006. It is not a soundunderwritingpracticeto omit knownmortgagesfrom a title policy
without evidenceof satisfactionor release,Thecompanyfailed to usesoundunderwritingpractices.

Reference:Section381.071,RSMo

File No Agent
1841653VT* OneStop

In thc following file, the companyobtaineda searchshowingthreeopenmortgagesbut issueda
commitmentto insure reporting only two. The commitmentindicatesthat a searchof title was
performed5/1/2006andwas amended5/2/2006.Thereis no amendedsearchin the file. It is not a
soundunderwritingpracticeto fail to exceptfor a recordedmortgagewhenthereis no indicationof
prior paymentor releaseof the deedof tnist.

Two mortgageswereexecutedin thetransactionleadingto this policy, oneintendedto standin first
positionand theotherto bejunior. Themortgagetransactionsweresimultaneousand the lenderwas
the sameparty in eachloan. The seconddeedof trust was not shownas an exceptionto title in the
policy. It is not a soundunderwritingpracticeto fail to exceptfor a known mortgage.

Reference:Section381 .07 1, RSMo

File No Agent
1857833VT* OneStop

In the following file, thepolicy of title insuranceissuedto the lenderusesthe land descriptionsthat
had appearedin the commitment.That is not the land describedin the deedconveyingtitle to the
borrower. Thecompanysearchof thetitle ignoredinformationthatthelandhadbeenre-subdivided.
As such,the companyfailed to usesoundunderwritingpractices.

Reference:Section381.071,RSMo

File No I Agent
l0732204 OneStop

The companyfailed to conductan adequatesearchof the title in thefollowing file. The file contains
no evidencethat the insuredmortgagehasbeenexaminedor recorded.Specifically,the file includes
no copy of the mortgage,no abstractof title, no examiner’snotes,and no recordingdate for the
mortgageto permit ready’ locationof the documentin thepublic record.The companyis requiredto
searchthetitle prior to insuringandto makea determinationof insurabilityin accordancewith sound
underwritingpractices.

Reference:Section381.071.RSMo

21


